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                PLANNING BOARD REPORT

               PORTLAND, MAINE



Bank/Office Building with Bank Drive-through, 20 Marginal Way





     Level III Conditional Use and (Level II) Site Plan
         Bangor Savings Bank, Applicant

Project #:   2015-080
CBL 113  A025001
	Submitted to:  Portland Planning Board

Public Hearing Date: July 14th, 2015
	Prepared by:  Jean Fraser, Planner

Date:   July 10th, 2015


I. 
INTRODUCTION
Bangor Savings Bank has applied for conditional use and site plan approval for a three story (7,284 sq ft floorspace) bank and office building, including a drive-through for the bank at the rear of the building.  The lot at 20 Marginal Way is 17,862 sq ft and located within the B-7 zone.   The proposal includes 24 parking spaces and landscaping.
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The Board saw this proposal at a conceptual stage when reviewing the Bank’s request for a text amendment to the B7 drive-through conditions. In June the City Council approved the text amendments which support the proposal by allowing this smaller scale of floorspace in the development.

Staff have brought the associated site plan and conditional use application direct to a Hearing as the proposal is similar in all key respects to the proposal presented during the meetings on the text amendments and the applicant met with staff to resolve design details during that review.

This use requires a conditional use permit to be approved by the Planning Board and to meet the requirements of the B-7 Conditional Use standards (§14-296(a)1(c)) as well as the B7 Design Standards.    
II. 
REQUIRED REVIEWS 
	Applicant’s Proposal
	Applicable Standards

	New structure of 7,284 sq ft
	Level II Site Plan

	Bank Drive-through in B7 zone
	Level III Conditional Use in the B7 zone (§14-296(a)1(c))


III. 
WAIVER REQUESTS 
Note:  the applicant originally requested a waiver from Parking Lot Landscaping but now intends to meet the Ordinance requirements. (See section IX C ii)

	Applicant’s Proposal
	Applicable Standards

	Driveway Separation:  The proposed drive access does not meet separation standards in relation to the PO access.
	Technical Manual Section 1.7.1.7 Location and spacing of driveways specifies minimum spacing of driveways.  Staff support this waiver.

	Bicycle Parking Dimensional Standards:  the proposed bike racks are closer to the building than specified by the standards due to limited site area, but the required spaces will be accessible from the non-building side.
	Technical Manual Section 1.15.2 Placement of off street bicycle parking racks requires a 24” separation form a building to allow access. The proposal provides 12” but does not count the parking spaces on that side towards the total required and the waiver is supported by staff.

	Building Signage:  the Master Signage Plan (Plan P12) proposes more signs than allowed by the standards and incorporates materials that are not mentioned in the standards.
	B7 Mixed Use Urban District Zone Design Principles and Standard E-16: Signage specifies the number of building signs allowed and associated technical specifications. Staff support the waiver for materials but not for the number of proposed signs.


	Glass Transparency:  the applicant is requesting a waiver from the B7 Design Standards because of the need to take account of the solar gain on the south facing large windows
	B7 Mixed Use Urban District Zone Design Principles and Standard E-13: Transparency specifies that windows that have daylighting application on all levels of the façade shall use glass with a visible transmittance (VT) value of .7 or greater, which looks clear. . . .  Opaque, heavily tinted or reflective glass shall not be used at the pedestrian level unless it can be demonstrated that the building program precludes the use of transparent glass. Staff needs more information and a sample before a recommendation can be made.  A condition of approval regarding the window design is suggested.  See Design Review comments (Att. 6).


IV. 
PROJECT DATA

	SUBJECT
	DATA

	Existing Zoning
	B- 7

	Existing Use
	Car Wash

	Proposed Use
	Bank , offices and bank drive-through (new building)

	Parcel Size
	17,862 sq ft

	Impervious Surface Area

--Existing

--Proposed

--Net Change
	15,579 sq ft
15,976 sq ft

   +397sq ft

	Total Disturbed Area
	Approx 85,000 sq ft

	Building  Footprint

--Existing

--Proposed

--Net Change
	2,706 sq ft

2,100 sq ft

  (606 sq ft)

	Building  Floor Area

--Existing

--Proposed

--Net Change
	2,706 sq ft

7,284 sq ft

+4,578 sq ft

	Parking Spaces

-Existing

-Proposed

# handicapped
	  9
24
  2

	Bicycle parking Spaces

-Existing

-Proposed
	0

2

	Estimated cost of the project 
	$1,800,000


V. 
BACKGROUND AND EXISTING CONDITIONS

Zoning

The applicant has requested and received a text amendment to the B7 Conditional Use requirements that apply to this proposal to allow bank drive-throughs in buildings with a smaller floor area than 20,000 sq ft.  The Planning Board reviewed the text amendments in early 2015. During that review the applicant submitted detailed site plan proposals and associated renderings and details, although at the time staff clearly indicated that a detailed site plan review had not been undertaken (for example, in respect of architectural design, lighting, landscaping etc).  The amended text added requirements for “...storefront windows, entries, and interior public space oriented to and visible from the street, with front entry access facing the street and directly accessible from the public sidewalk” which need to be addressed in the site plan.
Existing conditions
The existing site is a busy car wash housed in a single-story building (approx. 2700  sq ft).  The owner obtained traffic generation information in mid-2014 (see Attachment F) that indicated that this use generates up to 118 trips/hour during the peak hour.
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To the east the site abuts the Post Office site (an expanse of paved area/parking) which is separated by a chain link fence.  To the west is an area of mature conifers that is part of a site owed by Central Maine Power, with the north boundary along MDOT and that buffers the Rt I-295 interchange. 
VI. 
PROPOSED DEVELOPMENT

The proposals are described in Attachments  A, B, C and D and illustrated in the attached Plan Set.  The existing car wash is proposed to be demolished and replaced with:
· A new three story mainly brick bank/office building using high quality materials;
· Strong and attractive interface with Marginal Way, including elements identified by and integrated with the Marginal Way Improvement Plan;
· Double drive-through located behind the building with any stacking away from Marginal Way;
· Inclusion of "green" initiatives such as the prominent solar panels and Electric Vehicle Charging Stations.  
Since the development of the Concept Plan for the zoning amendments, the applicant has worked with staff to improve the elevation design, door entrances facing Marginal Way, pedestrian accommodations, landscaping and treatment along the frontage, as shown in a comparison of the plans below:
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GENERAL PLANTING NOTES:

DIG HOLE AT LEAST 2 TIMES THE WIDTH OF ROOT BALL AND AS DEEP
AS THE ROOT BALL (NO DEEPER). SET ROOT BALL CENTERED, WITH
ROOT FLARE AT GROUND LEVEL. CORRECT HOLE DEPTH AS NEEDED.
NOTE: MANY BALLED & BURLAPPED PLANTS HAVE SOIL PILED AROUND
THE ROOT FLARE WHICH SHOULD BE REMOVED PRIOR TO PLANTING.

FOR DECIDUOUS AND NEEDLED EVERGREEN TREES AND SHRUBS 1 FULL
WHEELBARROW EXISTING SOIL, 2 SHOVELS PEAT, 1 SHOVEL WELL
ROTTED MANURE, OR OTHER COMPOSTED ORGANIC MATERIAL. FOR
BROAD—LEAVED EVERGREENS AND RELATED ERICACAE PLANTS, 1 FULL
WHEELBARROW EXISTING SOIL, 3—4 SHOVELS PEAT, 1 SHOVEL WELL
ROTTED MANURE, OR OTHER COMPOSTED ORGANIC MATERIAL OF LOW
pH (RECOMMENDATIONS ARE FOR ACCEPTABLE PLANTING AREAS).

CONTAINER GROWN STOCK:
REMOVE ALL CONTAINERS AND GENTLY COMB OUT ROOTS TO ELIMINATE
CIRCLING ROOTS. PRUNE DAMAGED ROOTS AS NEEDED.

BACKFILL 2/3 OF HOLE WITH AMENDED SOIL THEN FILL HOLE WITH
WATER, LET DRAIN, REPEAT WATER AND DRAIN. BACK FILL TO FINISH
GRADE, TAMP GENTLY, AND CREATE EARTH SAUCER. WATER
THOROUGHLY ONCE AGAIN TO REMOVE REMAINING AIR POCKETS.

2" X 2" OR 2 1/2” DIAMETER STAKES WITH 2 #12
GAUGE WRES ENCASED IN 2—PLY REINFORCED
RUBBER HOSE 1/2” DIAMETER OR CHAINLOCK AS
APPROVED BY LANDSCAPE ARCHITECT. 2 STAKES
LOCATED 180° APART (STAKES SHALL BE FIRMLY SET
TO PROVIDE NECESSARY TENSION).

DUTCH WHITE CLOVER ON BERMS o)
OR ROUNDED RIVER ROCK NEAR BUILDINGS o

Cor W Gowr 3
REMOVE PLASTIC BURLAP . <, N
AND FIBER OR PEAT POT. Py g
REMOVE NATURAL FIBER BURLAP FROM S
AT LEAST THE TOP 1/3 OF ROOTBALL, b

\EXISTING 10" BIRCH TO REMAIN

———

PLANT SPECIES LIST

SYM | QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS
AR 6 ACER RUBRUM °KARPICK’ RED MAPLE 21/2" CALIPER
HH 16 HEMEROCALLIS 'BELLS OF GOLD’ BELLSOFGOLD DAYLILLY 1 GAL. —

SM 6 SPIREA 'MAGIC CARPET MAGIC CARPET SPIREA 3 GAL. CONTAINER
QP 1 QUERCUS PALUSTRIS 'GREEN PILLAR’ GREEN PILLAR PIN OAK 2" CALIPER
RG 17 RUDBECKIA FULGIDA 'GOLDSTURM’ GOLDSTURM BLACK EYED SUSAN | 1 GAL. —

SS 14 SEDUM SPECTABILE 'BRILLIANT BRILLIANT SEDUM 1 GAL. -

FC 4 FORSYTHIA 'COURTASOL’ GOLD TIDE FORSYTHIA 3 GAL. CONTAINER

1.

GENERAL PLANTING NOTES

CALL DIG—SAFE (1—888-344—7233) PRIOR TO BEGINNING WORK. THE LANDSCAPE CONTRACTOR IS ADVISED OF THE
PRESENCE OF UNDERGROUND UTILITIES AND SHALL VERIFY THE EXISTENCE AND LOCATION OF SAME BEFORE
COMMENCING AND DIGGING OPERATIONS. THE LANDSCAPE CONTRACTOR SHALL REPLACE OR REPAIR UTILITIES PAVING,
WALKS, CURBING, ETC. DAMAGED IN PERFORMANCE OF THIS JOB AT NO ADDITIONAL COST TO OWNER.

C: \Users\CADD\Dropbox\DCS—Projects\Gorrill—Palmer\2970 — Marginal Way Bangor Savings\DWG\2970—LANDSCAPE.dwg — 7/2/2015 10:09 AM

ey s %0 TRECSPRE  OR MORE IF THE ROOTBALL IS FIRM. "~
=0 = REMOVE TOP 1/2 OF WIRE BASKET. — RAADLT: =] 2. CONTRACTOR SHALL THOROUGHLY FAMILIARIZE HIMSELF WITH ALL SITE CONDITIONS PRIOR TO CONSTRUCTION BIDDING.
—{[[=] OOHARS AT Tl EARTH SAUCER (3" HT Al
= VAVAVAVAVAVAVAVAVAVAVAY ( ) = s = 3. DO NOT SCALE FROM DRAWINGS. ANY OMISSIONS IN DIMENSIONING SHALL BE REPORTED IMMEDIATELY TO THE
=i QRS L] SOIL MIX—SEE NOTE ABOVE AND BELOW =I=IEISIE == LANDSCAPE ARCHITECT. ANY DISCREPANCIES BETWEEN DRAWINGS, PLANT QUANTITIES, DETAILS, NOTES AND
] e (I VAVAVAVAAYAYa, A —TT—=TT N=ASN=IE = = SPECIFICATIONS SHALL BE IMMEDIATELY REPORTED TO THE LANDSCAPE ARCHITECT FOR FURTHER DIRECTION AND
== N1 | = = RESOLUTION BEFORE ANY ADDITIONAL WORK PROCEEDS.
== EEEELEELEE UNDISTURBED SUBGRADE
EIEIE|EIEIEIEL == 4. PROVIDE SMOOTH TRANSITION WHERE NEW WORK MEETS EXISTING CONDITIONS.
| 5. CONTRACTOR SHALL FURNISH AND PLACE 12 INCHES OF LOAM IN ALL SHRUB BEDS, 30 INCHES IN ALL TREE PITS,
/ . AND 6 INCHES UNDER ALL TURF AREAS. THE LANDSCAPE CONTRACTOR SHALL COORDINATE SUBGRADE PREPARATION
REE AND SHRUB P NTIN G DET A"_ WITH THE GENERAL CONTRACTOR PRIOR TO PLACING LOAM.
L‘ \ 6. ALL PLANT MATERIAL INSTALLED SHALL MEET THE SPECIFICATIONS OF "AMERICAN STANDARDS FOR NURSERY STOCK
NOT TO SCALE BY THE AMERICAN ASSOCIATION OF NURSERYMEN".
7. ALL PLANT MATERIAL SHALL BE FREE FROM INSECTS AND DISEASE.
RG 8. ALL PLANTING SHALL BE DONE IN ACCORDANCE WITH ACCEPTABLE HORTICULTURAL PRACTICES. THIS IS TO INCLUDE
3 PROPER PLANTING MIX, PLANT BED AND TREE PIT PREPARATION, PRUNING STAKING OR GUYING WRAPPING, SPRAYING,
= FERTILIZATION, PLANTING AND ADEQUATE MAINTENANCE UNTIL ACCEPTANCE FROM THE OWNER.
2 9. ALL GRASS, OTHER VEGETATION AND DEBRIS SHALL BE REMOVED FROM ALL PLANTING AREAS PRIOR TO PLANTING.
T 10. EXISTING TREES TO BE PRESERVED SHALL BE PROTECTED DURING CONSTRUCTION AND SHALL BE THE RESPONSIBILITY
3 OF THE GENERAL CONTRACTOR.
R3° 11. ANY DEVIATION FROM THE LANDSCAPE PLAN, INCLUDING PLANT LOCATION, SELECTION, SIZE, QUANTITY, OR CONDITION
5:;4 SHALL BE REVIEWED AND APPROVED BY THE OWNER AND LANDSCAPE ARCHITECT (AND MUNICIPAL AUTHORITY, IF
APPLICABLE) PRIOR TO INSTALLATION ON SITE.
12. WHERE INDICATED ON PLAN, PLANTING SOIL MIXTURE FOR GROUND COVER AND PERENNIAL BED AREAS SHALL CONSIST
TRIM TREES OF FOUR PARTS TOPSOIL, TWO PARTS SPHAGNUM PEAT MOSS, AND ONE PART HORTICULTURAL PERLITE BY VOLUME.
EXTENDING OVER PEAT MOSS MAY BE SUBSTITUTED WTH WELL—ROTTED OR DEHYDRATED MANURE OR COMPOST. ROTOTILL BEDS TO A
PROPERTY LINE (TYP.) Q1_P DEPTH OF 8 INCHES.
v 13. DAMAGE TO EXISTING SITE IMPROVEMENTS DURING INSTALLATION OF LANDSCAPE MATERIAL SHALL BE THE
—E- RESPONSIBILITY OF THE LANDSCAPE CONTRACTOR.
(UNDER TREE) 14. CONTRACTOR SHALL COORDINATE INSPECTION OF PLANT MATERIAL AND LOCATIONS WITH PROJECT LANDSCAPE
ARCHITECT PRIOR TO INSTALLATION. ALL PLANT MATERIAL SHALL BE ON—SITE AND PLACED BEFORE INSPECTION CAN
BE COMPLETED. A MINIMUM OF 48 HOUR NOTIFICATION SHALL BE REQUIRED.
15. MAINTENANCE REQUIREMENTS: PRUNE DEAD OR DAMAGED BRANCHES, MAINTAIN GUY POSTS AND WATER AS REQUIRED
18 UNTIL PROJECT COMPLETION AND ACCEPTANCE BY OWNER.
It 16. WATERING: ALL PLANTINGS SHALL BE THOROUGHLY WATERED UPON INSTALLATION, AND THEN WEEKLY WHENEVER ANY
DRY SPELLS OCCUR, UNTIL ACCEPTANCE BY OWNER.
17. LANDSCAPE CONTRACTOR OR PLANT SUPPLIER SHALL GUARANTEE PLANTS AND PROVIDE REPLACEMENTS FOR TWO
[ YEARS FROM INSTALLATION.
SM
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 (Landscape Plan in Plan P10)
The final elevations are shown in architectural format and renderings (with and without signage) in Plans P12 and P13, with details in Plans P14 and P15.  The extracts below give an indication of the design and this is discussed in greater detail in section IX C iv below Design Review:
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     From Marginal Way  




From I-295 and interchange



VII.
PUBLIC COMMENT 

A notice of this Hearing was sent to 49 property owners within 500 feet and interested citizens, and appeared in the July 3rd / 6th,  2015 editions of the Portland Press-Herald.  A Neighborhood Meeting is not required for this project and the Planning Division has not received any public comments since the two letters of support that were received during the text amendment review.

VIII.
RIGHT, TITLE AND INTEREST AND FINANCIAL/TECHNICAL CAPACITY

The owner of the property has entered into a term sheet for the lease of the site to Bangor Savings Bank; this is included in Attachment E.
IX. 
STAFF REVIEW
A. Zoning AssessmenT 
The proposal is a conditional use in the B7 zone and meets all of the B7 dimensional requirements and the parking requirements of Division 20.
The B7 zone includes a particular requirement (14-332.2.c) for the submission of a parking analysis and for the Planning Board to establish the parking requirement for the project.  The applicant has submitted a parking analysis (Attachment  J) which supports the proposed parking at 24 spaces.  Staff support the proposed parking and a suggested condition of approval allows the Board to document that this is the established requirement.
B. CONDITIONAL USE REVIEW
The applicant has submitted an analysis of how the proposal meets the B7 Conditional Use Standards (Attachment C) and staff confirm that the project meets the requirements of the amended standards as follows:
Sec.14-296. Conditional uses.

(a) The following uses shall be permitted as conditional uses in the B-7 zone as provided in section 14-474 (conditional uses), provided that, notwithstanding section 14-474 (a) or any other provision of this code,  the planning board shall be substituted for the board of appeals as the reviewing authority:


1. Commercial use:

  a.
Meeting, convention and exhibition halls limited to a total of twenty-five thousand (25,000) gross square feet of interior floor area.

 
b.
Wholesaling, providing that the wholesale operation is associated with an onsite retail establishment and that the wholesaling component of the facility occupies a building gross floor area of less than fifteen thousand (15,000) square feet.
  
c.
Drive-up banking provided that:

i. The drive-up is accessory to a banking service occupying a minimum floor area of four thousand (4,000) square feet; and

ii. The drive-up is attached to or included within a building with a minimum floor area of twenty thousand (20,000) square feet, except that for lots of less than 20,000 square feet and in existence as of March 9, 2005, a drive-up may be included in a building of less than 20,000 sq ft.

iii.  The drive-up facility is attached or included within a building and/or addition meeting the minimum height of four stores in the Bayside Height District A and three stories in the Bayside Height Districts B and C.  For the purposes of this conditional use, the minimum height exceptions contained in Section 14-298 (h) 5, 7, and 8 shall not apply. 
Staff comment: The proposal meets the standards as it is in Bayside Height District B which 


requires a 3- story building at this site. 

iv. The first floor of the building shall include banking or other retail storefront uses with storefront windows, entries, and interior public space oriented to and visible from the street,  with front entry access facing the street and directly accessible from the public sidewalk; and 
Staff comment: 
The applicant has revised the proposals a number of times to meet this requirement. 
The lowest floor (see Plan P15) includes a coffee shop and lobby along the large 
front windows that face directly onto the sidewalk, and the entrance doors have been 
located to face the street and be directly accessible from the sidewalk. 

iv.  All drive-up features, such as automated teller machines and service windows, shall not extend nearer than twenty-five (25) feet to the street right-of-way line; and
Staff comment: All of these features are at least 30 feet from the street ROW line, and in addition are 

located behind the building and so generally not viewed from the public domain. 

v. The site must have adequate stacking capacity for vehicles waiting to use these service features without impeding vehicular or pedestrian circulation or creating hazards to vehicular or pedestrian circulation on adjoining streets; and
vi.
Drive-up vehicle circulation shall not be located between the building and any adjacent public streets; and
Staff comment: The proposed vehicle circulation takes the drive-through customers around the rearmost drive and then down the west side to enter the drive-through from the west.  This provides stacking area along the west boundary of the site and ensures that it is not near Marginal Way nor across any pedestrian routes. 
vi. The drive-up shall be limited to two vehicle drive-up lanes; and
Staff comment:  The proposed drive-through comprises two vehicle lanes. 

vii. The location of any drive-up shall be limited to the geographic area between Somerset/Kennebec Streets/ I-295/Franklin Street/Forest Avenue.
Staff comment: The proposal is located within the area identified for bank drive-throughs, as shown 


below.
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The following standards 14-474 apply to all conditional uses:

2. Standards. The Board shall, after review of required materials, authorize issuance of a conditional use permit, upon a showing that the proposed use, at the size and intensity contemplated at the proposed location, will not have substantially greater negative impacts than would normally occur from surrounding uses or other allowable uses in the same zoning district. The Board shall find that this standard is satisfied if it finds that:
a. The volume and type of vehicle traffic to be generated, hours of operation, expanse of pavement, and the number of parking spaces required are not substantially greater than would normally occur at surrounding uses or other allowable uses in the same zone; and

Staff comment:  The traffic generation for the proposed use is a reduction from the previous use (Attachment 2) and the parking layout and circulation area is not substantially greater that would normally occur at surrounding uses.
b.  The proposed use will not create unsanitary or harmful conditions by reason of noise, glare, dust, sewage disposal, emissions to the air, odor, lighting, or litter; and

Staff comment:  The proposal would not create harmful conditions.  

c.
The design and operation of the proposed use, including but not limited to landscaping, screening, signs, loading, deliveries, trash or waste generation, arrangement of structures, and materials storage will not have a substantially greater effect/impact on surrounding properties than those associated with surrounding uses or other allowable uses in the zone.

Staff comment:  The design and operation of the proposed use is anticipated to have similar effects/impacts 

as for surrounding uses.
C. 
DEVELOPMENT REVIEW (Site Plan Standards in Section 14-526)

The applicant has provided a comprehensive application and additional information and revisions in response to staff comments.  The proposed development has been reviewed by staff for conformance with the relevant review standards of Portland’s site plan ordinance and applicable regulations, and meets the standards except in a few cases where suggested conditions are recommended to fully address site plan standards.
i. Transportation Standards 
Impact on Surrounding Street system, Access and Circulation
The applicant has provided a Traffic Analysis (Attachment F) which has been reviewed by Tom Errico, Traffic Engineering reviewer (Attachment 2); the final comments are:
· The applicant has revised the site circulation roadway widths (they have been narrowed slightly) to accommodate suggested landscaping enhancements and I find conditions to be acceptable.  Jeff Tarling has requested the possible widening of the 2 foot raised concrete island to 3-feet with a reduction of the one-way circulatory roadway width from 19 feet to 18 feet.  I am supportive of this change, if deemed necessary. I also find the pedestrian facility system to be acceptable given users and site operations.
· The applicant has designed the frontage of the project along Marginal Way according to our suggestions and I find it to be acceptable.  I would note that this frontage area should be considered an interim streetscape plan as it may change following recommendations identified through the Bayside Transportation Master Plan process.  I would note that the project has a net reduction in vehicle traffic (as compared to the former car wash) and therefore contributions to the Marginal Way Master Plan fund is not required.
· The proposed driveway does not meet City separation standards with the adjacent Post Office Parking Lot Driveway.  I support a waiver from the City’s Technical standards as it is preferred that the driveway separation from Forest Avenue be maximized.

Parking:  The Site Plan (Plan P4) shows 24 spaces on the plan, which is slightly over the zoning requirement of 19-20 spaces. As mentioned above under Zoning in IX A, the Planning Board determine the parking requirement for B7 projects and the applicant has submitted a Parking Analysis that supports the provision of 24 spaces (Attachment J). The parking provision is considered by the applicant to be of paramount importance because the new building will be intensively used for various bank office functions.
TDM:  The scale of the proposal does not trigger the requirement for a TDM Plan.

ii. Environmental Quality Standards 
Landscape Preservation, Buffers and Parking Lot Landscaping
The site has limited areas for landscaping and the applicant had originally requested a waiver for parking lot landscaping (with contribution to the Tree Fund instead.  Staff do not support the waiver because screening of parking is also part of the B7 Design Standards, and because of the absence of landscaping along the eastern boundary (where the view towards the proposed parking is clearest from the sidewalk and street).

Staff met with the applicant and suggested that there was scope for a number of smaller spaces for planting so that cumulatively the landscape would meet the ordinance requirements which state:


(ii)
Parking Lot Landscaping:  


Developments with five (5) or more parking spaces shall include at least two (2) trees (or one (1) tree and three (3) shrubs) per five (5) parking spaces planted in landscaped islands to screen shade and break up parking.  Trees and shrubs in parking lots may be in informal groups, straight rows, or concentrated in clusters as detailed in Section 4 of the Technical Manual.... 
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The final Landscape Plan (Plan P10) has been prepared by a Landscape Architect and includes many improvements, although the City Arborist remains of the view that more could be done (Attachment 3):

The proposed Bangor Savings Bank landscape plan for Marginal Way is acceptable with the condition that ONE tree is planted in the rear right side traffic island and vegetation is added to the proposed rear curbing area. 

 

The attached photos demonstrate that ornamental grasses can grow in restricted spaces, this is an MDOT project called Hagis Parkway / Route One in Scarborough where they successfully use 

beach grass in a high salt area with good results.  The overall Bangor Savings Bank project has much less than average landscape percentage due to lot orientation and circulation patterns, however a simple planting of low maintenance beach grass would work, thus is a recommended condition of approval.

 Tom Errico, Traffic Engineering reviewer, has confirmed that the rear drive aisle could be narrowed from 19’ to 18’ to provide an extra foot in the curbed area for the suggested planting (Attachment 2).
A suggested condition of approval is included to reflect Mr. Tarling’s recommendation.
Street Trees

It should be noted that the street trees, brick sidewalk, and design of the frontage area is welcome as it includes some of the Marginal Way Improvement Plan elements and is integrated with the future plans for that stretch of Marginal Way.

Water quality; Stormwater Management; Erosion Control:
The project has been reviewed by Dave Senus, consultant Peer Engineering Reviewer who provided detailed comments in June, 2015.  The applicant has fully addressed those comments with the exception of a Construction Management Plan, which staff consider is not a concern at this location  (Attachment 1).
iii.  Public Infrastructure and Community Safety Standards (1)
Consistency with Master Plans

The project has incorporated the staff recommendations regarding the frontage so that it contributes to the Marginal Way Improvement Plan.  The proposal includes a new street light to match the streetlights in this part of Bayside.
Public Safety and Fire Prevention


The proposals are generally acceptable in relation to the CPTED standards which encourage natural surveillance, access control, and territorial reinforcement.  The windows and the rear deck of the building provide some surveillance, but the lighting levels in and around the drive-through are low and staff recommend further consideration to maximize security there.

The Fire Department has confirmed that the proposals meet conditions in respect of access, hydrants, and construction (Attachment 5).
Public Utilities

The applicant sent letters to the Portland Water District and Portland Department of Public Services in May in respect of the water supply and sewerage capacity. Confirmation of capacity has not yet been received and a suggested condition of approval has been included requiring these be received before the issuance of a building permit.
iv. Site Design Standards 

Historic Resources:  Not applicable.
Exterior Lighting:  The applicant has submitted a photometric plan at Plan P11.  The plan omits some of the information required (such as the specs for the lights to confirm they are full cut-off) and shows levels considerably above the Technical Standards for trespass along the eastern boundary.  While this boundary is not “sensitive” at this time, the high lighting levels could impact a future development or use.

As mentioned above under “Public Safety”, the area of the drive-through is not overlooked from the sidewalk and increased lighting levels should be incorporated here to improve security. Staff recommend a condition that requires a revised lighting plan with further details and revised levels to meet these concerns. 

B7 Design Standards:  the applicant has been working with the Planning Division’s Urban Designer Caitlin Cameron to address the extensive B7 Design Guidelines and Standards. Ms. Cameron’s final comments are included as Attachment 6 and confirm that most of the associate requirements have been met.  The outstanding issues are:
· Building Signage (see submission in Attachment  H and Plan P12)
· Transparency and tinting of the glass, particularly along the south facing frontage next to the sidewalk (see submitted info in Attachment  I)
· Landscaping to screen parking (see Plan P9 Landscape Plan and discussion above under Site Plan)
Staff recommends a condition of approval that requires the applicant to work with staff to resolve the window design including transparency, color, and size to meet the intent of the B-7 Design Principles and Standards.

X.
STAFF RECOMMENDATION

Subject to the proposed motions and conditions of approval listed below, Planning Division staff recommends that the Planning Board approve the proposed bank and office building with bank drive-through at 20 Marginal Way.  The proposals would transform a single story car wash on a constrained site into a high quality development that is more appropriate to Bayside.  The applicant has worked to meet or exceed the relevant standards.  In addition, this project will contribute to the Marginal Way Improvement Plan and features “green” elements such as the solar panels.

XI.
PROPOSED MOTIONS

A. WAIVERS
On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations, contained in the Planning Board Report for the public hearing on July 14, 2015 for application #2015-080 (20 Marginal Way) relevant to Portland’s Technical and Design Standards, the B7 Design Guidelines and Standards and other regulations, and the testimony presented at the Planning Board hearing: 
1. Driveway Separation

The Planning Board (waives/does not waive) Technical Design Standard Section 1.7.1.7  Location and spacing of driveways to allow the proposed driveway to be located as shown on Site Plan Plan 4.

2. Bicycle parking dimensional standards
The Planning Board (waives/does not waive) Technical Design Standard Section 1.15.2 which specifies a minimum of 24 inches between the bike rack and the building wall, to allow a separation of 12 inches, subject to the required bicycle parking being met on the non-building side of the rack.
3. Building Signage:

The Planning Board (waives/does not waive) B7 Mixed Use Urban District Zone Design Principles and Standard E-16: Signage to allow a total of ___ signs at the pedestrian level and  ___ signs at upper levels, and to allow ___materials,  to address the unique circumstances of the site and the user. 

{Planning Board to determine}
4. Glass Transparency:

The Planning Board (waives/does not waive) B7 Mixed Use Urban District Zone Design Principles and Standard E-13: Transparency to allow a waiver from the specified VT value, but that the scale of the waiver be determined by the City’s Urban Designer based on further information and discussions regarding ways to meet the objectives of the standard.

B.
Conditional Use
On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report for the public hearing on July 14, 2015 for application #2015-080 (Conditional Use and Site Plan) (20 Marginal Way), relevant to Portland’s Conditional Use Standards and other regulations, and the testimony presented at the Planning Board hearing: 


The Planning Board finds that the proposed conditional use for a bank drive-through associated with the new Bangor Savings Bank at 20 Marginal Way in the B-7 zone does / does not meet the standards of § 14-474 and the standards of §14-296(a)1(c) for the B-7 zone.
C.       Development Review
On the basis of the application, plans, reports and other information submitted by the applicant; findings and recommendations contained in Planning Board Report for the public hearing on July 14, 2015 for application #2015-080 (Conditional Use and Site Plan) (20 Marginal Way), relevant to the site plan regulations; and the testimony presented at the Planning Board hearing; the Planning Board finds that the plan is/is not in conformance with the site plan standards of the land use code, subject to the following conditions of approval:
i. That this approval is subject to the Zoning Text Amendments relating the bank drive-throughs in the B7 zone, as recently approved by the City Council, taking effect without delays such as an appeal; and
ii. That the Planning Board has established that the required level of parking is 24 parking spaces; and

iii. That the applicant shall reconsider the window design, including transparency, color, and size, in consultation with the City’s Urban Designer, to meet the intent of the B-7 Design Principles and Standards.  The final design to be reviewed and approved by the Planning Authority prior to the issuance of a building permit; and
iv. That  the applicant shall submit a revised Landscape Plan, for review and approval by the City Arborist and the Planning Authority prior to the issuance of a building permit, that adds one tree to be planted in the rear right side traffic island and adds vegetation to the proposed rear curbing area to address the City Arborist comments dated 7.2.2015; and
v. That the developer/contractor/subcontractor must comply with conditions of the construction stormwater management plan and sediment and erosion control plan submitted May 2015 based on City standards and state guidelines. The owner/operator of the approved stormwater management system and all assigns shall comply with the conditions of Chapter 32 Stormwater including Article III, Post Construction Stormwater Management, which specifies the annual inspections and reporting requirements; and

vi. That the applicant shall submit a copy of the ability to serve (water supply and wastewater) letters  prior to the issuance of a building permit; and
vii. That the applicant shall address the Department of Public Services comments dated 7.2.2015 to revise the notes on the Site Plan prior to the issuance of a building permit; and
viii. That the applicant shall submit, for review and approval by the Planning Authority prior to the issuance of a building permit, a revised photometric plan for the rear parking lot area that includes the lighting fixture specification, reduces trespass along the eastern boundary to meet Technical Standards, and increases the lighting levels in the vicinity of the drive-through; and

ix. That separate permits are also required for all new signs, including those on the building, and for HVAC systems, which require submission of  dBA levels to confirm compliance with the maximum sound limits of the ordinance.
ATTACHMENTS:
	Report Attachments

1. Peer Engineer Review comments 6.10.2015 and 7.6.2015

2. Traffic Engineering Review comments 7.1.2015

3. City Arborist comments 7.2.2015

4. DPS (David Margolis-Pineo) comments 7.2.2015

5. Fire Department comments 7.8.2015

6. Urban Design comments 7.8.2015

Public Comments


(none)

Applicant’s Submittal  

A. Cover letter

B. Site Plan Application 

C. Conditional Use Application

D. Project Description 

E. Right, title & Interest (lease)

F. Traffic Analysis

G. Erosion Control and Stormwater Plans
	H. Master Sign Narrative and Plans

I. Glass Transparency Information 

J. Parking Demand Analysis 
Plans

P1.
 Survey

P2.    Cover sheet

P3.    Demolition Plan

P4.    Site and Utility Plan

P5.    Grading plan

P6.    Details

P7.    Details

P8.    Details

P9.   Landscape Plan

P10.   Photometric Plan

P11.   Proposed Signage

P12.   Elevations – renderings

P13.   Elevations -  architectural

P14.   Ground floor plan showing coffee shop 
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